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PLANNING BOARD 

2020 Annual Report 

 

The Planning Board, a five-member elected board with one appointed associate voting member, 

has specific statutory requirements.  The Board reviews and approves the division of land under 

the State Subdivision Control Law (MGL c. 41) and the Stow Subdivision Rules and 

Regulations; serves as a Special Permit granting authority under the State Zoning Act and the 

Stow Zoning Bylaw; guides the process of Zoning Bylaw amendments under the State Zoning 

Act (MGL c. 40A); and adopts a Master Plan that is designed to provide a basis for decision 

making regarding the long-term physical development of the town (MGL c.41).   

 

By statute, the Board is charged with the responsibility of protecting the health, safety and 

welfare of Stow’s residents. Guided by the Massachusetts General Laws, the Stow Zoning 

Bylaw, the 2010 Stow Master Plan, and citizens’ comments and concerns, the Board strives to 

preserve and enhance the integrity of Stow’s character through the use of these regulatory tools, 

while safeguarding property owners’ rights.  We recommend and specify changes to zoning 

bylaws, rules and regulations and development proposals to achieve these goals.  Board members 

and staff strive to work with both applicants and residents to help shape projects so as to 

positively affect the impact to the community.  

 

Organization 

At the annual election, Margaret Costello was re-elected to a 5-year term.  We are pleased that 

Margaret Costello chose to serve the Town as a Planning Board member, as she has brought a 

unique perspective to the Board.   

 

Following the election, the Board appointed Lori Clark to serve as Chair, and Karen Kelleher as 

Vice Chair. John Colonna-Romano and Jesse Steadman were designated to endorse ANR Plans 

(Subdivision Approval Not Required).  

 

Mark Jones was appointed as the Voting Associate Member, filling the role vacated by 

Selectboard Member Megan-Birch McMichael. Although we encourage Associate members to 

partake in discussions regarding all matters before the Board, the Associate Member’s voting 

power is limited to Special Permit applications in the case of absence, inability to act, or conflict 

of interest on the part of any member of the Planning Board, or in the event of a vacancy on the 

Board during the Special Permit process. 

  

The Board also appointed representatives to various Committees: 

 Community Preservation Committee: John Colonna-Romano 

 Liaison to Metropolitan Area Planning Council (MAPC): Jesse Steadman 

 Representative to Minuteman Advisory Group on Interlocal Coordination (MAGIC): 

Jesse Steadman 

 Liaison to Zoning Board of Appeals: Mark Jones 

 Liaison to Gleasondale Neighborhood Area Sub-Committee: Margaret Costello 

 Liaison to Lower Village Revitalization Subcommittee: Lori Clark 

 

 

In addition to providing administrative and planning support to the Board, the Planning 

Department also fills a variety of community development roles.  The Planning Department 
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provides staff support to the Lower Village Revitalization Subcommittee, Gleasondale Historic 

District Subcommittee, Economic Development and Industrial Commission, Complete Streets 

Committee, as well as working closely with the Town’s Regional Housing Services consultants 

to maintain the Town’s supply of affordable housing units through the Department of Housing 

and Community Development’s Subsidized Housing Inventory.  Planning Department staff assist 

various Departments, Boards and Committees on issues of transportation and land use policy; 

and participate in land use staff meetings which continue to be valuable in coordinating and 

streamlining the permitting process for larger development proposals, planning efforts and bylaw 

updates.   

 

Development Activity: 

 

The Board considered nine (9) Special Permit/Site Plan Approval Applications and one (1) Earth 

Removal Permit Application: 

 Minor Modification to Wireless Communication Facility Site Plan Approval at 353 Great 

Road to allow T-Mobile Northeast, LLC equipment upgrades – Approved  

 Special Permit and Site Plan Approval for Hammerhead Lot at 152 Walcott Street – 

Approved 

 Special Permit and Site Plan Approval at 108/118 Great Road for construction of 8000 sq.ft. 

retail and office building by JKC Properties, LLC - Approved 

 Special Permit and Site Plan Approval Minor Modification at 108/118 Great Road finding a 

sign to be pre-existing, non-conforming - Approved.  

 Special Permit and Site Plan Approval for Hammerhead Lot at 44 Hiley Brook Road – 

Currently Under Review  

 Special Permit / Site Plan Approval for outdoor dining and associated screening at 156 Great 

Road by Kostas Asprogiannis – Currently Under Review  

 Erosion Control Special Permit and Site Plan Approval, Collings Foundation – Approved 

 Erosion Control Special Permit Minor Modification by Collings Foundation, Inc. – 

Approved 

 Special Permit / Site Plan Approval Modification to amend sidewalk requirements – 

Approved  

 Earth Removal Permit for 79 Edgehill Road for removal of over 100 yards of earth material. 

 

The Board endorsed 4 Subdivision Approval Not Required (ANR) Plans 

 152 Walcott Street- Creation of one buildable lot and one hammerhead lot   

 441 Great Road – Adjustment of Lot line and creation of two lots  

 Plantation Apartments II – Land swap to accommodate wastewater infrastructure 

 22 Hudson Road – Lot line adjustment and land swap to gain zoning compliance 

 

With the assistance of the Board’s Consulting Engineer, Susan Carter, P. E., of Places 

Associates, Inc., the Board reviewed plans, considered amendments and monitored ongoing 

construction of subdivisions and Special Permits: 

 Spring Hill Estates Subdivision – Site Inspections 

 Boxboro Road Active Adult Neighborhood  - Site Inspections 

 79 Edgehill Road – Site Inspections and Peer Review 

 Collings Foundation Erosion Control Special Permit – Site Inspections and Peer Review  

 Joanne Drive Definitive Subdivision Plan – Site Inspections and Peer Review 



2020 Planning Board Annual Report  3 | P a g e  

 

 108-118 Great Road Special Permit and Site Plan Approval – Peer Review 

 

Town Meeting Action - Zoning and General Bylaws 

The Planning Board successfully amended Section 3.10 and 3.3.2.4 to allow outdoor dining in 

the Business District by Special Permit from the Planning Board.  

 

Planning Efforts  

Lower Village Traffic Improvement Project – The Planning Board worked with Green 

International Affiliates and the Stow Highway Department to complete the upgrades to the 

stormwater infiltration system under the Lower Common, concluding all major work associated 

with the Lower Village Traffic Improvement Project.  

 

Lower Village Business District Zoning – The Planning Board continued to advance the Lower 

Village Business District Zoning effort in 2020, hiring Dodson and Flinker, Inc. with a grant 

from the Community Compact Cabinet.  Dodson and Flinker, Inc. have been tasked with 

reviewing the Board’s draft zoning amendments to the Business District and providing 

recommendation on how to craft specific zoning language that can incentivize the vision for 

Lower Village established in the Lower Village Revitalization Subcommittee’s final report of 

2019.  

 

Complete Streets Construction Projects – In May of 2018, the Complete Streets Committee was 

awarded over $265,000 in construction funding in the first application round as a Tier 3 member 

of the Complete Streets Program.  Tier 3 communities are those that have passed a Complete 

Streets Policy to guide implementation of pedestrian, bike and traffic safety measures, as well as 

having completed an approved project Prioritization Plan. The Complete Streets was allocated an 

additional $50,000 at the May 2019 Annual Town Meeting to advance the funded improvements 

to shovel ready status, as well as hire a resident engineer to oversee technical aspects of 

construction. 

 

The two projects advanced include: 

 Old Bolton Road’s intersection with Route 117 will receive a reconfiguration to improve 

sight lines, increase safety for cyclists through the use of a dedicated bike lane and extend 

sidewalks through the intersection for eventual connection with the Stow Community 

Park.  

 The addition of two push-button, rapid flashing pedestrian lights at the intersection of 

Harvard Road and Route 117.  The intersection marks a significant Route 117 crossing of 

the walkway stretching from Old Bolton Road to Town Center.  The improvement will 

increase visibility and safety for pedestrians.  

 

Affordable Housing - In keeping with recommendations of the 2010 Master Plan and 2016 

Housing Production Plan to provide diversity in housing units to ensure that people of all 

abilities, income levels, and ages have appropriate housing options, staff have been working with 

Metrowest Collaborative Development (MWCD), a Regional Housing Services Consultant 

serving Stow and six other communities.  Planning Staff and the Stow Municipal Affordable 

Housing Trust coordinated with MWCD to ensure that Stow’s Affordable Housing Inventory 

remains intact.  MWCD helped Stow to keep track of affordable unit compliance through annual 

mailings to residents to ensure income compatibility and document any concerns.  
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Making Connections Transportation Pilot 
The Towns of Sudbury, Bolton, Boxboro, Acton, Carlisle and Stow were awarded a Community Compact 

Best Practices grant by the Commonwealth of Massachusetts in spring 2019 for the purpose of creating a 

multijurisdictional program of on-demand transportation pilots, called Making the Connections. The 

Making the Connections Program is focused on connecting seniors, people with disabilities, financially 

vulnerable residents, and veterans to health services, community resources, and economic opportunities 

with on-demand transportation services. The Town of Stow is working to craft an individualized pilot 

program that utilizes ride-hailing applications, such as Uber and Lyft, as well as Taxi companies, to 

augment existing Council on Aging transportation services, and specifically, to provide subsidized rides 

for residents at times when the Town’s service is not running.  The long term purpose of the Pilot 

Programs is to gather community transportation needs data and disseminate that data to our Regional 

Transit Authorities, as a way to confirm additional transportation needs and incentivize service expansion.  

 

Community Connections Grant Submission 

The Planning Department submitted an application to the Metropolitan Planning Organization’s 

Community Connections Grant program for three years of operating funding for a Pilot 

Commuter Shuttle service for Stow.  The shuttle would utilize parking spaces created behind the 

Crescent Street Fire Station for the purpose of providing first/last mile transit access to the South 

Acton MBTA station.  The Planning Department is awaiting the grant announcement for early in 

2021. 

 

Golf Course Planning Initiative  

Led by the landscape architecture firm Dodson and Flinker, Inc., a five member Planning Team, 

including representatives of Stow Conservation Trust (SCT), the Stow Conservation and 

Planning Departments, local development firm MCO Housing, and Peter Brown, representing 

the owners of Stow Acres Country Club, embarked on a multi-disciplinary Master Planning 

effort aimed at creating a shared vision for the future of Stow Acres Country Club. The core goal 

of the planning effort is to leverage shared visioning to reach mutual goals that would otherwise 

likely be out of reach if pursued independently.   

 

Bridge Reconstruction  

In collaboration with other Departments and Boards, the Planning Board continued to provide 

feedback and guidance to MassDOT regarding the Gleasondale Bridge Replacement which 

reached the 100% design phase in 2020 after a Town wide Public Hearing in late summer of 

2019.  The Boxmill Bridge Replacement project, advanced to the 25% design phase. 

 

Communications  
We encourage residents to keep updated on the latest information on current developments and 

projects by visiting the Planning Board Web Page at https://www.stow-ma.gov/planning-board, 

the Planning Department Facebook Page, or stopping by the office on the third floor of the Town 

Building when the Town Building reopens.  

 

Thanks  

None of the planning efforts would be possible without the enormous contributions of time and 

attention by Stow residents serving as volunteers on the boards and committees of Stow.  Despite 

the difficulties that the pandemic has caused in our ability to work together, the Planning Board 

has been adaptive and resilient, continuing to advance efforts to improve Stow.  

 

https://www.stow-ma.gov/planning-board
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Planning Board members and staff bid farewell to Valerie Oorthuys, the Board’s Assistant 

Planner/GIS Administrator as she moves on to the position of Town Planner in Bolton, MA.  

Valerie’s thoughtful approach to planning in Stow over the previous four years was greatly 

appreciated and will be sorely missed. The Board wishes her all the best in her new position. 

 

The Planning Board also extends a special thanks to our very capable and always reliable 

professional consultants - Susan Carter of Places Associates, Inc. and Town Counsel - Jon 

Witten and Barbara Huggins Carboni, of Koppelman and Paige Law firm.    

 

The amount of work the Planning Department undertakes would never have been possible 

without the tireless and outstanding efforts of Town Planner Jesse Steadman, Assistant 

Planner/GIS Administrator Malcolm Ragan, and Administrative Assistant Susan Ostrander, who 

not only work diligently for the Board, but also for other Town Boards and Committees and the 

general public with whom they interact on a daily basis.   

  

Planning Board, 

 

Lori Clark, Chair 

Karen Kelleher, Vice Chairman 

Leonard H. Golder 

Margaret Costello 

John Colonna-Romano 

 

Mark Jones, Voting Associate Member 

 

Jesse Steadman, Town Planner 

Malcolm Ragan, Assistant Planner/GIS Administrator 

Susan Ostrander, Administrative Assistant 


